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Preface

The Boston Redevelopment Authority invites the submission of qualifications from
developers interested in developing the Authority's air-rights at South Station.

The air-rights parcel, which encompasses 252,060 square feet above Boston's major
intermodal transportation facility, can accommodate through increased structural

reinforcement and/or reconstruction, a mixed-use development up to a maximum
of FAR of 10 which will include the following uses; office, hotel, bio-medical

research uses, new manufacturing and incubator space as well as a multi-level

parking structure.

The designated developer will work with the Boston Redevelopment Authority, the

Massachusetts Bay Transportation Authority, and the Commonwealth's Executive
Office of Transportation and Construction to design the air-rights project in

concert with the engineering of Phase II designs for transportation facilities at

South Station and engineering of the Central Artery tunnel beneath Atlantic

Avenue. Pq^^-'^Q ^f tho ^r^mploviHy r^^tha MDTA r,r^r\ CnTr
| j

' II
mjvu in duoign and the need for a oo llaborotiyo offort for tho stat ion , tunn el an d-

air-rights projects. The Authority is seeking a developer with the expertise,

financial resources, and commitment to public policy objectives that will be
required to design and construct this complex project.

The overall success of the redevelopment of South Station is contingent upon the
development of a mixed use program which expands the biomedical and research
opportunities in Boston and which can resolve a set of structural issues as well as
construction phasing/timing constraints involving the MBTA bus facility and the

D.P.W. Central Artery construction along Atlantic Avenue. Once completed, South
Station will be one of the most successful public (intermodal) transportation

developments of the nation and will offer a model development for Boston's
expanding biomedical and research institutions.

Boston's economy of the 1990s will be bolstered by the rapid expansion of the

biomedical and research industries. Boston is the hub of the region's biomedical
and research activities. South Station's location at the interchange of the Mass
Turnpike and U.S. Route 93, only 10 minutes from Logan Airport via a new third

harbor tunnel, as well as its location adjacent to the downtown financial district,

suggests that South Station will become the center of a biomedical research and
high technology manufacturing area including the adjacent Fort Point Channel
area. South Station will also be the contact point to Boston's downtown
financial, hospitality, commercial and retail activities.
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SOUTH STATION NEW ECONOMY CENTER: TECHNOPOUS

The redevelopment of South Station as a Technopolis Center will add significant

business activity to this area of Boston and will provide a model for new
economies for both the city and the region as a whole. In order to develop a
Technopolis Center in Boston, the city is encouraging formation of a new
private/public partnership program. The objectives of the new program are:

to bring new jobs and new investment capital to Boston;

o to encourage development of new economic activities in Boston and the
region;

o to build on the strengths of the existing economy (financial services, R&D,
medical institutions, skilled labor force);

to capture advantages of State and Federal transportation investment in the
new Central Artery, Third Harbor Tunnel, Seaport Access Road and South
Station;

to offer appropriate development rights to induce the formation of new
ventures to be used as models for business relationships for new economic
activity;

to provide substantial economic and housing benefits to neighboring
communities such as Chinatown and South Boston; and

to encourage the growth of new firms by requiring incubator space for

start-up companies.
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TECHNOPOUS CENTERS: THE INTERNATIONAL EXPERIENCE

The Japanese Government introduced the concept of "technopolis" in 1980 as a
new industrial policy designed to coordinate local economic activity in order to

achieve national economic goals. A technopolis consists of three components --

an industrial unit, an academic group and a habitation zone -- developed as a
"new town" in an underutilized area adjacent to a "mother city" of 200,000 or

more. Through this technopolis concept, Japan has sought to upgrade the

country's industrial structure by providing its rapidly expanding high-tech
industries with the essential infrastructure, academic and research resources in a
single cost-efficient and more convenient location.

While the "mother city" is primarily responsible for the planning and development
of its technopolis, the location chosen must meet certain criteria outlined by the

national government. These include:

High-tech oriented industries or potential growth possibilities;

A university that engages in education and research relevant to high-

tech development;

o The capability of conducting research and development through the
cooperation of industry, university and government;

o Sites and water for industrial use;

Land for residential development; and

Convenient highway and airport connections.

Two kinds of research and development are emphasized in the technopolis: one is

the frontier type which aims to produce innovations attractive to the world
market (i.e., ceramics, computers, medicine, medical electronics, optics,

biotechnology, etc.). The other is the transfer type whose main role is to

transfer new technology to local industries, thereby fostering local economic
expansion. Although the Technopolis Program is part of national economic
planning policies, they aim specifically to achieve regional development by making
use of existing land, education, research and cultural facilities, in addition to

other aspects of a region's heritage. Additionally, they function as local projects,

with planning authority retained by local governments.

While most intensively utilized in Japan, the development of technopolises is not

limited solely to that country. Currently, public and private planners of emerging
Pacific Rim economies - specifically Taiwan, New Zealand and Australia - are

utilizing technopolis - like developments to attract new markets and stimulate

improved economic activity. Recent experience shows a movement away from the

New-Town centered projects to those more compatible with the scale of U.S.

research parks.
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THE U.S. EXPERIENCE:
PRIVATE INDUSTRIAL AND RESEARCH PARKS

The growth of privately developed research parks throughout the United States in

many ways parallels the technopolis experience overseas. Beginning in the late

1960s and early 1970s, small research-oriented developments and "new towns"
began to emerge across the country. While most appeared unsuccessful at first,

as time passed several prevailed. These include the Research Triangle in North
Carolina, the Woodlands in Houston, Science Park in New Haven, Pittsburgh

Technology Center and the Stanford Research Park. Those that did succeed
exhibited a fundamental base of common characteristics:

proximity to a large urban center;

substantial opportunity for parking and the proximity to public transit,

major highways and an airport;

access to a major university or research institution;

excellent health care facilities;

o a trained/educated workforce;

reasonable rent levels; and

synergism among industry, academia, and government.

The American experiences are different in nature from Japan's technopolises.

These research developments maintain several fundamental differences:

The U.S. research parks, by and large, are not developed by the government
and therefore the public exercises very little control over the quality or

direction of new industrial growth.

o There are no required relationships among industries, academia, government
and the developers. Consequently, many of the current established research
parks in the U.S. lack the "cross-fertilization" between institutions and
industry that is essential to continued local economic growth, or the

cooperation with government that is critical for development success.

The hit-and-miss relationship between the public and private sector results

in lost opportunities for both groups.

The City's South Station Technopolis Program will attempt to draw on the best

results of the Japanese and U.S. experiences, going a step beyond the successes
from both realms to achieve an improved model for economic growth.
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Background

The redevelopment of South Station is a joint undertaking of the Boston
Redevelopment Authority (BRA) and the Massachusetts Bay Transportation
Authority (MBTA). As initially conceived in 1977, the city, state and federal

governments share ambitious goals for the station: the development of a
northern terminus for the Federal Railway Administration's Northeast Corridor,

improvements to the MBTA's Red Line and commuter rail lines, the city's intent

to have a modern bus facility adjacent to the railway station, the

Commonwealth's interest in an intercity, intermodal transportation facility, the

rehabilitation of a national historic landmark into a commercial center, and the

development of additional space for business expansion. The MBTA is responsible

for providing an intermodal transportation center, and the BRA has the

opportunity to promote a mixed-use development of its air-rights over the

station which in addition to hotel and office uses will promote the creation of a
new biomedical and research uses. The expansion of this new economy in the

1990's will balance the recent boom in commercial/office development and ensure
that Boston continues to provide new jobs opportunities at all levels of the

economy. The BRA retained the air-rights when it conveyed underlying title to

the MBTA in1 979.

History

Boston's South Station was constructed between 1897 and 1899 and was at that

time the largest railroad station in the United States. The headhouse, which is

the five-story, curved portion of the structure facing Dewey Square, was
designed by the firm of Shepley, Rutan and Coolidge. Today, the rehabilitated

South Station Head House remains Boston's only monumental 19th century urban
station and is used as a lobby for the South Station Terminal and also

accommodates retail and office uses.

As rail passenger demand declined in the late 1940's, the station was allowed to

deteriorate and major portions were demolished. Subsequently, various attempts

were made by public and private groups to make better use of the South Station

site. In December of 1965, the Boston City Council added South Station to the

Central Business District Urban Renewal Project Area, and the Boston
Redevelopment authority acquired South Station from the Boston Terminal

Corporation.

On October 13, 1979 the Massachusetts Bay Transportation Authority and the

Boston Redevelopment Authority executed a purchase and sales agreement for the

development of an inter-modal transportation facility. Consistent with the pre-

conveyance requirements outlined in the purchase and sale agreement, the MBTA
submitted a program report to the BRA. This document established the

conceptual design criteria and guidelines for the project. The BRA retained

252,060 square feet of air-rights when it conveyed the subjacent land on
August 8, 1979. The complex implementation of the South Station Project has
been divided into three phases.

Under the approved Concept Plan, Phase One, which was completed in the Spring

of 1989, includes the rehabilitation and expansion of the Head House, construction

of the "Great Space" concourse, reconstruction of the tracks and platforms, and
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construction of foundations for the total project, including the BRA air-rights

program.

Phase Two, scheduled for completion by the end of 1992, will include the

construction of an intercity and commuter bus terminal above the train platform,

a ventilation system for the train exhaust, access to the Expressway and
Turnpike, a 500-600 capacity parking deck above the bus terminal, and the

construction of columns and foundations designed to support the BRA air-rights

development.

Proposed Development

Phase Three will include the construction of the mixed-use development of office,

hotel as well as bio-medical and research over the BRA air-rights and a multi-

level parking structure. Foundation work (construction or reconstruction) to

support Phase III will have to be completed during Phase II as an integral part of

the MBTA work.

The purpose for this new mixed-use development is to foster the expansion of the

bio-medical and research uses which already exist within the Boston area. The
development will expand employment opportunities in an area which can
complement the office economy. South Station's proximity to the airport, public

transit, the downtown Business District and several medical centers provides an
ideal location for the biomedical and research uses to be developed. To this end
the permanent zoning, for South Station Article 40 Boston Zoning Code, will

promote new mixed-uses development in the area through both a "Streamlined

Review Process", Section 40-8, and the provision for "Planned Development Areas",

Section 40-11 , for appropriate development proposals.

Scope of Development

Up to 2 million square feet of development will be allowed on the South
Station Air Rights;

At least 50% of any space developed will be reserved for research and
development, prototype manufacturing, "incubator" space, laboratories and
conference facilities, and supporting uses;

Up to 50% of any space developed will be reserved for commercial and hotel

uses to allow market financing of the project; and

Priority will be given to teams with the greatest amount of program
dedicated to new economic activities.
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PARCEL DESCRIPTION

Location

The South Station site is located adjacent to Boston's financial and retail district

and is bounded by Atlantic Avenue to the west and Summer Street to the north.

South Station also lies between two areas which retain their historic character,

the Leather District and the Fort Point Channel area. South Station provides

connections to Amtrak, commuter rail, bus, MBTA subway service and
accessibility from the major regional highways all in one primary downtown
location.

Directly across Summer Street to the north stands the 40-story Federal Reserve
Bank Building. Across Atlantic Avenue to the west is the 40-story One Financial

Place, a one million square foot office tower. Directly adjacent to the east is

the United States Postal Service facility.

The development that has occurred in the vicinity of the South Station air-

rights parcel consists of new construction, additions, adaptive reuse, and
renovations. The Leather District has been the locus of $52.4 million of

investment in mixed-use development and renovation over the 1986 to 1988
period. The Fort Point Channel area has also experienced a sizeable amount of

investment over the same period with a total of $103.2 million in 1 1 office

developments. The redevelopment consists mainly of adaptive reuse projects, with

the conversion of former warehouses to office space.

Two new projects that are located in the Dewey Square area are 125 Summer
Street now under construction, and the redevelopment of Kingston-Bedford garage
site. 125 Summer Street project is scheduled to be completed in late 1989 at a
cost of over $100 million. A major portion of the 421 ,000 square feet of office

space at 125 Summer Street is pre-leased. The 995,000 square foot Kingston-

Bedford project is scheduled for a 1991 completion and is expected to cost over

$300 million.

Parcel Area

The South Station air-rights parcel is a Boston Redevelopment Authority fee

simple interest in approximately 252,000 square feet, lying above the uppermost
part of the parking facility and bus terminal to be constructed by the MBTA
(Phase 2).

The above-described air-rights are reserved together with the appurtenant

perpetual rights and easements necessary to commence and complete the

construction and provide pedestrian and vehicular service access to the air-

nghts development.
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SOUTH STATION DEVELOPMENT GUIDEUNES

Background

In December of 1979, the BRA hired WZMH Group, Inc., to study the feasibility of

building in the air-rights envelope above the planned inter-modal transportation

facility at South Station. The WZMH scheme consisted of a 400,000 s.f. stepped
high-rise office building located behind the headhouse, a 600-room hotel along
Atlantic Avenue accessed via a "Sky Lobby", a 2-story 250,000 s.f. "High Tech"
research and development facility and a 1 ,600 car parking garage. Foundations
presently under construction by the MBTA are designed to support the WZMH
scheme (Exhibit _ Foundation Grid).

Since that time, changes in the plans of the MBTA bus facility and EOTC
Central Artery project have necessitated some revisions to the 1979 concept plan.

The MBTA has modified its venting and intermodal transportation systems, and
EOTC has aligned the Central Artery tunnel under Atlantic Avenue (Refer to

Engineering Section). The designated developer may work within the existing

foundation scheme and WZMH proposal.

However, alternative design and development concepts may be explored through a
collaborative effort in order to maximize the potential of the air-rights site (See
Engineering Studies). The costs for modifying the existing foundations to

accommodate an alternative development concept will carry a foundation redesign
cost premium that will be borne by the designated developer. The designated
development team will also be required to resolve expeditiously any legal, design
and engineering issues necessary to implement a revised program.

Engineering studies undertaken for the BRA explore the feasibility of several

alternatives to the WZMH scheme and outline constraints imposed by the bus and
rail facilities. The studies are included in a separate document available at the

BRA. If an alternative scheme is developed, it should conform to the design
concepts outlined below and permanent zoning for the area as described in

Article 40 of Boston Zoning Code which was approved by the Boston
Redevelopment Authority Board on June 29, 1989.

Program Advantages and Incentives

South Station Technopolis Center will offer a combination of advantages and
incentives that will allow the site to become a new economic center and gateway
to the City of Boston and the region. Development incentives to stimulate

economic growth, key transportation links to both mass transit and major
roadways, and proximity to the Port of Boston and to Logan Airport provide a
unique opportunity for Boston to capture the benefits of a technopolis center in

the heart of its downtown. The incentives and advantages include:

South Station Economic Development Area zoning (scheduled for zoning

commission hearing August 1989) allowing a building with a height of up to

400 feet;
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A South Station Air Rights development with an FAR of up to 10 including

parking;

Up to 1 million square feet of mixed-use commercial development rights

matched one-for-one with new economic activities;

A long term air rights lease allowing reduced front-end costs;

A prime downtown site with unmatched access to mass transit, commuter
rail, the Seaport Access Road and the Mass Turnpike;

o Roorplates of 80,000-1 00,000 square feet to encourage new economies and
provide dimensions that are efficient and competitive with the most modern
research and prototype-manufacturing facilities in the region and the nation;

and

Zoning certainty for this multi-phase project will be provided by the

issuance of a First Phase Permit that will be deemed a building permit for

the entire project.

Design CkxTcept

o The air-rights development will include (1) a tower at Dewey Square, not to

exceed 400 feet, (2) a lower building setback along Atlantic Avenue not to

exceed 1 55 to 250 feet and (3) a multi-level parking structure above the

MBTA's inter-modal platform. The combined development, including parking,

cannot exceed a floor-area ratio (FAR) of 10.

The design concept can include additional phased development within the

adjacent areas such as the post office site or in the South Bay Inter-change
in order that a comprehensive development plan can be established for the

entire area.

The maximum air-rights development could be implemented in two phases.
Phase 1 could include approximately 800,000 to 1 million square feet of

office hotel and conference and retail uses in the tower portion located

directly behind the new MBTA train room and the existing South Station

headhouse and along Atlantic Avenue.

Phase 2, will include approximately 1 million square feet located above the

MBTA's air-rights and will provide space for uses such as biomedical, R&D,
new manufacturing, or incubator space for high technology companies.

The designated developer will be responsible for providing a child care
facility of at least 12,000 square feet for developments of more than 1

million gross square feet of which may be provided on or off the project

site.

The project shall include the following minimum parking spaces allocated as
follows:

High Occupancy vehicle spaces, and

TECH/1 1.RPT
072689/1

1





- Sufficient parking for the proposed development to encourage
efficiencies in space planning.

Design Guidelines

o The tower element as envisioned will complete the urban form of Dewey
Square area as an urban space encircled by point towers. The lower mass of

building elements along Atlantic Avenue will reinforce the existing Leather

District street wall in a character which complements the existing building.

This will establish a much needed entry corridor/gateway into Dewey
Square, the artery boulevard and downtown Boston from Interstate 93. The
total project image will be that of a gateway building complex, creating an
entry portal image to the city, a point tower that locates the train station

within the larger city skyline, and a comprehensive "Campus Plan" for the

reuse of the entire air-rights within the larger area.

Massing and Character of Building Elements

The massing composition will have 4 distinctive elements: (1 ) the existing

restored South Station terminal building, (2) the air-rights tower, (3) the

development above the MBTA air-rights parking trays, and (4) lower
horizontal organized building massing along Atlantic Avenue.

The Atlantic Avenue massing must integrate the proposed MBTA bus entry

and pedestrian concourse skywalk which links Atlantic Avenue and South
Boston Headhouse to the bus facility. The architectural character along its

Atlantic Avenue facade should reflect the street grid pattern and building

bay rhythms of the adjacent Leather District area.

The existing atrium or "great space" must be connected to the office tower
lobby via a series of smaller interconnected atrium or galleria spaces.

o The character of the tower and Atlantic Avenue must reinforce the existing

Headhouse image and style and recall the civic quality and details that

historically have embellished train stations in America and European cities.

The scale of the development above the MBTA parking trays will be
dependent upon the loading capacity of the structure and setbacks from
Atlantic Avenue.

Existing Context

Where possible, the facades of the new construction should incorporate the

registration lines, proportions and bay rhythms derived from the restored

facades of the South Station Headhouse.

Transportation and Access

From a transportation access standpoint, the South Station Technopolis Center
will have the best transportation access in the metro region. The new center

will:
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benefit from the $4.4 billion dollar Central Artery/Third Harbor Tunnel
construction project;

have direct highway access to Logan Airport via the completed Interchange
and the opening of the Third Harbor Tunnel/Seaport Access Road in 1995;

be only 10 minutes from Logan Airport;

have direct access to the Fort Point Channel area, via the Seaport Access
Road, where underutilized land could be used for the future expansion of the

uses developed in the South Station Development Area; and

have a direct highway link to North Station upon depression of the Central

Artery.

In addition to the State's commitment of public funds to the reconstruction of

Boston's regional highway system, the State also is expanding its commuter rail

and the MBTA subway system which presently serves the South Station area. The
State's commitment to these transportation infrastructure improvements provides
superior development opportunity for the South Station Air-Rights.

Vehicle Circulation

Taxi-standards and curbside drop-off will be permitted along Atlantic

Avenue.

Access by buses, service trucks and autos (public and private) will be
confined to the southern end of the development parcel (South of column
#4). See MBTA design plans for the bus facility and its connection to the

south bay interchange.

o Auto access via helix drum ramps on Atlantic Avenue will be possible after

the Central Artery construction is completed.

Service

All private parking and service areas for the development will be assessed
from the level above the bus level air-rights, with some additional service to

the office tower off the east side in an area adjacent to the towers base.
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QUAURCATION CRITERIA

The Boston Redevelopment Authority requests the submission of qualifications

from developers to participate in the construction of a mixed-use development
for the final phase of the South Station project. The criteria listed below will be
applied in evaluating the submissions.

Developer's Capadty and Experience

The developer must demonstrate its capacity to participate in a project of the
magnitude contemplated for the South Station site. Consideration will be given
to the extent to which the developer has had experience with significant

commercial projects and demonstrates the knowledge, financial resources and
necessary skills to complete such projects.
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Basic Requirements

o The competition will require the formation of a joint venture involving a
partnership among an investor in the biomedical industry, a major developer,

and a local institution engaged in research;

The team must show expertise in developing laboratories and facilities for

basic and applied research, product development and testing, prototype

fabrication, or production of experimental products;

Priority will be given to teams which include a Boston-area teaching
hospital, university, or research institute.

Full involvement of the Fort Point CAC, and Chinatown/South Cove
Neighborhood Council, and the Leather District Neighborhood Association in

the review and evaluation of the teams and programs;

Particular consideration will be given to the developer experienced in large mixed-
use air-right developments and/or intermodal transportation projects.

Rnandai Capacity

Developers will be judged on the extent to which they command the financial

resources and strength to complete the air-rights development of South Station.

In making this assessment, consideration will be given to the developer who has
sustained strong relationships with financial institutions on past projects and can
demonstrate the ability to access favorable financing for this project.

Team Composition

In reviewing the composition of the development team, attention will be given to

the architectural and engineering participants. The individual firms will be
evaluated on their past performances of initiating and apply innovative design and
engineering solutions that have resulted in the construction of significant

commercial use projects and air-right developments and/or inter-modal

transportation projects, if applicable.

Rnandai Stnjcture

Lease of air-rights - 65 years.
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SUBMISSION REQUIREMEm'S

All applicants are requested to submit twenty copies of the submission material

required by 5:00 p.m. on December 7, 1989 to:

Boston Redevelopment Authority

One City Hall Square
Boston, MA 02201

Attention: Eric Schmidt

Submissions should be reproducible, in a 8 1/2" x 1 1" format, and organized in the

categories listed below.

All proposals will be reviewed by and subject to the criteria, procedures,
submission requirements, and development and design guidelines outlined in this

document. Following an initial review of the submissions, additional information

may be requested from competitors. All financial information for individual team
members will be held confidential.

All development teams submitting proposals may be invited to make a formal

presentation to the Authority during the initial phase of the selection process.

Teams will be required to make presentations to appropriate community and
advisory groups at any time during the review process. These groups include the

South Boston CAC, Chinatown/South Cove Neighborhood Council, Leather District

Neighborhood Association, and Dewey Square Business Interests deemed necessary
by the Boston Redevelopment Authority or the Mayor's Office of Neighborhood
Services.

The Authority will recommend tentative designation of the developer whose
proposal best meets the criteria for maximizing the benefits of the project to the

City. The designated development team will be subject to subsequent stages of

BRA design and development review prior to consideration for final designation,

and to all applicable state environmental reviews. Compliance with the South
Station Economic Development Zoning Article 40 Boston Zoning Code and related

zoning amendments will be required of all proposals.

The Authority reserves the right to reject any and all proposals.

Additional information regarding program requirements may be obtained by
contacting:

Eric Schmidt
Deputy Director for Special Projects

Boston Redevelopment Authority

One City Hall Square
Boston, MA 02201
Telephone: (617)722-4300
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Twenty copies of each submission are required. One submission shall be mounted
on boards in presentation format. One submission shall be a full size duplicate

set of architectural drawings rolled in a recloseable tube. The remaining copies
shall be bound 8 1/2" x 11" booklets that include reduced drawings and all

applicable written information.

A certified cashier's check for $15,000 drawn to the order of or assigned to the

Boston Redevelopment Authority is required. The Authority is under no obligation

to earn interest. $10,000 of the fee will be retained by the Authority for

processing the submission; the remaining $5,000 will be returned to unsuccessful
applicants.

All financial information will be held confidential.

The Authority reserves the right to reject any and all proposals.

Applicant Information

1

.

Letter of Interest introducing the development team, including the

developer, architect, and other consultants.

2. Redeveloper's Statement of Public Disclosure, and Redeveloper's Statement of

Qualifications and Financial Responsibility.

Rrm Profile

An in-depth view of the firm, on both a local and national basis is requested and
should include the following:

Overview
Firm's History

Organizational Structure

Project Management Structure

Investment Strategy & Development Philosophy

Experience

A statement regarding the previous development experience of the firm is

requested and should include the following:

Project Description

Location
Size

Use
Total Development Cost
Architectural, Engineering and other project consultants

Financial Description of Project

Construction and permanent financing arrangements
Extent of participation by developer and lender
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References

o City Planning Agencies who have reviewed significant commercial use
projects developed by your firm

Other

Public Policy

Describe public benefits generated by past development projects

Outline minority participation in your firm and on past projects and
any innovative public programs that have resulted from your firms

direct involvement

Include references

Additional Background, if any

o Air-rights development
Intermodal Transportation development
Other

Team Composition

A copy of the participants individual resume with additional descriptive and
illustrated examples of significant commercial use projects (emphasize air-rights

developments and/or inter-modal transportation projects, if applicable).

Rnandai Irrfomnation

1

.

Development and operating proforma - See Appendix B.

2. Development schedule and financial plan.

3. Letters of Interest fi-om a financial institution or source of fijnding for land

acquisition, construction, permanent and/or end-loan financing.

Program Goais and Design Submission

The developer should respond to the program goals of the South Station project

and indicate its strategies for addressing these goals on their design submission.
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Development Proposals

1 . Project summary, including a description of proposed uses and pubic
amenities, proposed ownership structure, and anticipated development
schedule.

Design Submission

1

.

A study model at a scale of one inch to forty feet, prepared in sufficient

detail to evaluate the relationships of heigRMTiass, proportion, color and
materials to surrounding buildings and spaces. The model will be placed
within the Boston Redevelopment Authority context model for evaluation.

2. Elevations of all facades for each project within the context of 250 feet

from the project site. The evaluations must be in sufficient detail to

examine the relationships of proposed and existing storefronts, window
openings, cornice lines and entrances. The scale of 1/16" to 1 '-0" is

requested.

3. A site plan in sufficient detail at 1 /20" = 1 '0" to describe the character and
scope of the proposal. The plan must include the floor plans and should
identify pedestrian routes through the complex as well as pedestrian,

vehicular and sen/ice access. Architectural elements and amenities (i.e.,

benches and lights) shall be indicated at indoor and outdoor public spaces.

4. A building/site section at 1 /20" = 1 '0" scale illustrating the relation in scale
and massing between the proposal and existing buildings immediately
surround the project.

5. A partial section and/or elevations at the appropriate scale to show
materials.

6. Eye-level perspective views showing the proposal in context of the
surrounding area.

7. Any additional plans, elevations, sections and axonometrics as may be
required to understand the organization of the building(s).

8. Description of the materials to be used for exterior facades and public

spaces for each project.

Environmental Analyses - Shadow

1

.

Shadow studies of the development proposal shall be prepared and shall

include shadow impacts for both build and no-build conditions for the hours
9:00 a.m., 12:00 noon and 3:00 p.m., conducted for the vernal and autumnal
equinoxes, winter and summer solstices. The shadow impact analyses shall be
presented in such a manner as to show net new shadows as well as existing

shadows.

2. Shadow analyses shall also be conducted at 10:00 a.m., 1 1 :00 a.m., 12:00
noon, 1:00 p.m. and 2:00 p.m. on October 21, and November 21, and shall
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show the incremental effects of the proposed massing on proposed or
existing public spaces including major pedestrian areas.

Structural Analysis and Economic Cost Analysis

1 . Structural and Analysis for any and all foundations and/or structure either

existing or proposed which will be required to construct the proposed
development.
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LEGAL ENVIRONMENT OF THE "AIR-RIGHTS DEVELOPMENT

Legal Agreements

The Boston Redevelopment Authority, Massachusetts Bay Transit Authority and
other related parties have executed numerous legal documents in the pursuit of

successfully redeveloping South Station. Enclosed in the appendices are the

pertinent documents that describe the conveyance, cooperation agreements,
easements, restrictions, and the development program for the South Station Air-

Rights parcel.

Zoning

The project is subject to BRA review in accordance with Article 31 of the Boston
Zoning Code (See Appendix ?).

The air-rights parcel is located in the Downtown Interim Planning Overlay
District (IPOD) which designates South Station as an Economic Development Area
Sub-district. The Zoning Board of Appeal may grant enhanced height and floor-

area ratio on recommendation from the BRA. The enhancement is available only
if (a) the project is consistent with planning objectives set forth in

Sections 27D-4 and 27D-1 1 of the Boston Zoning Code and complies with Section
31-8; (b) the project includes a child care center; and (c) the public benefits of

the project outweigh any burdens imposed. The design guidelines for South
Station outlined in the Request for Qualifications specify a height of 400 fee and
a maximum floor-area ratio (FAR) of 10.

The permanent zoning (Article 40 Boston Zoning Code) approved by the BRA
Board on June 29th establishes controls to regulate development within the area
and as part of the downtown zoning. Permanent zoning is expected to be in

place by the Fall of 1989. (See Attachment 4 for Article 40). The following

sections are of particular importance:

Section 40-6 and 40-7 - Building Heights and FAR requirements

Section 40-8 - Streamlined Approval Process

Section 40-9 - Applicability of Future Amendments

Section 40-10 and 40-1 1 - Planned Development Areas

Section 40-12 - South Station Economic Development Area Use Regulations

Urtaan Renewal

The site is located in the South Station Urban Renewal Project Area. The South
Station Urban Renewal Plan is available in the library of the BRA.

The planning and design objective for the South Station Urban Renewal Plan are

consistent with the present zoning and development initiatives. The planning

objectives encourage large parcels for mixed-use development, an improved
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pedestrian environment, increased public transportation, and a new transportation
facility. The design objectives stress that the new construction be built to the
street walls, and that parking and loading areas be separated from the pedestrian
areas. In addition, the project should include diverse land uses which are
compatible and which encourage an "intensive new development ™ to provide a
stimulus for economic growth". The first phase, the reconstruction of the South
Station headhouse, is complete and is consistent with the South Station Urban
Renewal Plan goals and objectives. The South Station Urban Renewal Plans
proposed density of FAR 10 applies for the air-rights. A maximum building

height of 400 feet will be permitted.
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APPENDIX C

REQUIRED RNANCIAL INFORMATION - TECHNOPOUS CENTER

DEVELOPMENT PROFORMA includes all the information normally found in a
development proforma, by phase. This includes, but is not limited to:

Land acquisition costs, per land square foot and total, by parcel.

o Attribution of acquisition expense over project components (per FAR square
foot hotel, office, parking, research uses etc.).

All hard costs on a per-unit and total basis, by phase (disaggregate into base
building, tenant improvement work, rehabilitation work, garage costs, site

work, furniture, fixtures and equipment, etc.).

All soft costs on a per-square foot and total basis, by phase (disaggregate
into individual line items such as architectural, engineering, legal, accounting
and developer's fees and any other professional fees, insurance, permits, real

estate tax during construction, etc.).

All contingencies on a per-square foot and total basis, by phase (specify

whether contingency is on hard costs, soft cost, or total cost).

All assumptions regarding financing terms on acquisition, pre-development,
and construction loans, by phase (including financing fees, interest rates,

terms, draw down assumptions, terms, participation, amortization).

Calculation of housing and jobs linkage obligation, and anticipated payment
method (over term of obligation or on a net present value basis).

Any other project-related expenses not within any of the above categories.

Calculation of total development costs by component, including total and per
unit breakdown (e.g. per square foot office, retail, etc., per parking space,
etc.).

Sources of debt and equity for total project costs.

Appropriate return measures (return on equity, return on total development
costs, internal rate of return; specify method of calculation and hurdle

rates).

15-YEAR OPERATING PROFORMA includes all the information normally found in

an operating proforma, on a yearly basis. This includes, but is not limited to:

Tabulation of gross and net (leasable) square feet for all commercial space.

o Schedule of all rents on a per square foot and total basis (including

anticipated garage rates and occupancy).
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Anticipated operating expenses and real estate taxes on per square foot and
total basis, and clear explanation of division of expenses between owner and
tenant (includes all commercial space, hotel, and garage).

All other expenses and vacancy assumptions set forth to calculate cash
available for debt sen/ice.

o Anticipated leasing patterns 5-yr., 10-yr., etc.), lease-up rates and calculation

of operating deficits if any.

Tenant inducements including free rent, tenant improvement allowances, etc.

Calculation of debt service, before tax cash flow, debt coverage ratios.

o Projected rental rates, state and federal subsidies, syndication proceeds, and
operating expenses for any residential uses.
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